
 West Area Planning Committee 

 

10 September 2019 

 

Application number: 19/01418/FUL 

  

Decision due by 25th July 2019 

  

Extension of time 20 September 2019 

  

Proposal Demolition of existing dwelling. Erection of 2 x 5-bed 
dwellings (Use Class C3) with associated garden office. 
Provision of private amenity space, car parking and bin 
and cycle storage. 

  

Site address 26 Davenant Road, Oxford, Oxfordshire, OX2 8BX – see 

Appendix 1 for site plan 
  

Ward Wolvercote Ward 

  

Case officer Sarah De La Coze 

 

Agent:  Mr Ryan Kelly Applicant:  Mr Aaron Todd 

 

Reason at Committee This application was called in by Councillors Wade, 
Goddard, Landell Mills and Gant due to concerns with 
the scale of development, impact on neighbouring 
amenity, light pollution, impact on trees and design. 

 

 

1. RECOMMENDATION 

1.1.   West Area Planning Committee is recommended to: 

1.1.1. approve the application for the reasons given in the report and 
subject to the required planning conditions set out in section 12 of 
this report and grant planning permission 

1.1.2. agree to delegate authority to the Acting Head of Planning 
Services to: 

     finalise the recommended conditions as set out in this report 
including such refinements, amendments, additions and/or deletions 
as the Acting Head of Planning Services considers reasonably 
necessary and grant planning permission. 

 

2. EXECUTIVE SUMMARY 

2.1. This report considers the demolition of the existing detached dwelling and the 
erection of 2x5 bedroom semi-detached dwellings with associated garden 
offices.  Officers have considered the application to be acceptable in terms of 
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the principle, design, impact on neighbouring amenity and highway safety, 
with the scheme allowing for the creation of an additional dwelling in a 
sustainable location. 

3. LEGAL AGREEMENT 

3.1. This application is not subject to a legal agreement. 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

4.1. The proposal is liable for CIL at an amount of £42,103.48. 

5. SITE AND SURROUNDINGS 

5.1. The site is located on the northern side of Davenant Road in Summertown. 
The character of the area is residential with the properties being characterised 
by a mix of detached and semi-detached dwellings. The plots are generally 
quite generous in size with many properties benefiting from sizeable front and 
rear gardens. The streetscene is has a strong suburban character and 
benefits from some mature vegetation in the streetscene. 

5.2. The application site comprises an arts and crafts two storey dwelling with 
parking to the front and a substantial rear garden.  

5.3. See site plan below: 

  
© Crown Copyright and database right 2019. 
Ordnance Survey 100019348 

 

6. PROPOSAL 

6.1. The application proposes the demolition of the existing dwelling and the 
erection of a pair of 2x5 bed semi-detached dwellings with associated offices 
to the rear and with parking to the front.   

6.2. The proposed dwellings would have an overall height of 8.8m compared to the 
existing dwelling’s height of 8.2m.  The dwellings would feature a part two 
storey, part single storey element to the rear, box bay windows to the front and 
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the addition of solar panels to the roof.  Garden offices are proposed to the 
rear gardens of both properties and the scheme proposes two parking spaces 
per dwelling. 

7. RELEVANT PLANNING HISTORY 

7.1. The table below sets out the relevant planning history for the application site: 

 
79/01069/A_H - Erection of single storey extension at rear and side and car port 
at side. Permitted. 27th June 1980. 

 

 

8. RELEVANT PLANNING POLICY 

8.1. The following policies are relevant to the application: 

Topic National 

Planning 

Policy 

Framework 

Local Plan Core Strategy Sites and 

Housing Plan 

Other 

planning 

documents 

Emerging 

Local Plan 

Design 122, 124, 127, 
128, 130, 131 

CP1 
CP6 
CP8 
CP9 
CP10 
CP11 
 

CS18 
 

HP12 
HP13 
HP14 
HP9 
 

 H14, H15, 
H16, DH1 

Housing 67  CS2 
CS23 
 

HP10 
HP1 
 

 H1, G6 

Natural 

environment 

163 NE15 
NE21 
 

CS11 
CS12 
 

  RE4 

Transport 108,109, 110 TR3 
TR4 
TR13 
 

 HP15 
HP16 
 

Parking 
Standards 
SPD 

M3, M5 

Environmental 175  CS10 
CS9 
 

HP11 
 

Energy 
Statement 
TAN 

 

Miscellaneous 38,47,48,54  CP.13 
 CP.19 
 CP.20 
 CP.21 
 

 MP1 Telecommu
nications 
SPD, 
External 
Wall 
Insulation 
TAN, 

S1, 

The Oxford Local Plan 2036 is currently in draft. Limited weight is currently afforded 
to the policies within this plan. Where relevant the emerging policies are referred to 
and any conflict is identified. 
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9. CONSULTATION RESPONSES 

9.1. Site notices were displayed around the application site on 13 June 2019.  
Following amended plans being submitted the application was re-advertised 
by site notice on 7 July 2019.    

Statutory and non-statutory consultees 

Oxfordshire County Council (Highways) 

9.2. The applicant seeks to demolish an existing 4-bedroom detached dwelling and 
erect 2no. 5- bedroom dwellings with the provision of vehicular parking and bin 
and cycle storage. The site lies in the North Summertown controlled parking 
zone, close to frequent public transport links into the city. 

9.3. The proposed 4no. off-street parking bays (2 per dwelling) will necessitate the 
extension of an existing dropped kerb access and this is acknowledged by the 
applicant. The parking spaces meet standards set out in the parking standards 
for new residential developments, but it is noted that the proposals include 
new shrubs along the outer perimeter of each parking area. These must be 
kept below a maximum height of 0.6m to ensure that the intended parking 
bays remain unobstructed on all sides. It is also noted that the creation of 
these new parking spaces will remove an existing on-street parking bay from 
Davenant Road. The applicant must forfeit their eligibility to parking permits in 
order to prevent this development from resulting in additional parking stress in 
the local area. 

9.4. Secure and covered cycle storage for 2no. bikes per dwelling is noted along 
the gated side access to each respective rear garden space. Policy HP15 of 
the Sites and Housing Plan states that houses with 3 or more bedrooms must 
provide a minimum of 3no. cycle spaces. 

9.5. Oxfordshire County Council raises no objection subject to conditions. 

Public representations 

9.6. 11 local people commented on this application from addresses in Davenant 
Road. 

9.7. The comments can be read in full as part of the application, in summary, the 
main points of objection are: 

 Overdevelopment of the site 

 Will adversely impact the character and appearance of the area 

 Will increase overlooking between properties 

 Contrary to policy 

 Would be overbearing to neighbours 

 Would not be in keeping 

 Not well designed 
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 Would overlook the neighbouring properties 

 Loss of trees 

 Loss of front garden for parking 

 Would not comply with cycle standards 

 Will increase pressure on traffic and schools, doctors etc 

 Would not provide affordable housing 

 Would have an overbearing impact 

 Loss of privacy 

 Would erode the character of the area 

 Insufficient outside space 

 Would not constitute sustainable development 

 Would increase construction traffic and damage from construction traffic 

 

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

i. Principle of development 

ii. Design 

iii. Residential amenity and impact on neighbouring amenity 

iv. Highways 

v. Biodiversity and trees 

vi. Flooding and drainage 

vii. Sustainability 

 

i. Principle of development 

10.2. The application seeks planning permission for the demolition of the existing 
dwelling and the erection of a pair of semi-detached dwellings.  

10.3. The existing site is made up of an existing dwellinghouse and the surrounding 
residential garden land. On this basis, whilst part of the application site 
represents previously developed land (the existing house) the majority of the 
site is considered to be residential garden land. Policy HP10 of the Sites and 
Housing plan and G6 of the emerging Local Plan relates to development on 
residential gardens. The policy states that planning permission will be granted 
for new dwellings on residential gardens provided that the proposal responds 
to the character and appearance of the area, the size of the plot is of an 
appropriate size and any loss to biodiversity will be mitigated. 

10.4. The National Planning Policy Framework (NPPF) encourages the effective use 
of land by reusing land that has been previously developed provided that it is 
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not of high environmental value. Whilst the NPPF does not identify residential 
garden land as previously developed land there is considerable scope within 
the suite of the City Council’s local planning policies (particularly Policy CP6 of 
the Oxford Local Plan (2001-2016), HP10 of the Sites and Housing and the 
emerging Policy G6 of the Oxford Local Plan 2036. 

10.5. The existing dwelling is not listed and the site does not fall within a 
Conservation Area.  The demolition of the existing dwelling in itself would 
therefore not require planning permission. 

10.6. Officers consider that the proposed development would bring about a more 
efficient use of land. Clearly there would be a reduction in the amount of 
garden land on the site but the residual garden land would still be generous 
having had regard to the size of dwellings proposed on the site. The proposed 
development would also allow for the acceptable functional requirements of 
future occupiers including access and parking provision. Having had regard to 
the character of the area in terms of the plots and established pattern of 
development the area does already contain smaller infill properties and semi-
detached dwellings. On this basis it is considered that the proposed 
development would be acceptable in principle having had regard to the 
requirements of Policies CP1, CP6 and CP8 of the Oxford Local Plan 2001-
2016 and Policies HP9 and HP10 of the Sites and Housing Plan (2013). The 
proposed development would also meet the requirements of emerging local 
plan policies and specifically Policy G6 of the Oxford Local Plan 2036. 

10.7. The proposal would see an increase of an additional dwelling on the site and 
this is below the threshold where an affordable housing contribution would be 
required. 

ii. Design 

10.8. Policy CS18 of the Core Strategy, HP9 of the Sites and Housing Plan and 
Policies CP1, CP6 and CP8 of the adopted Oxford Local Plan require that 
planning permission will only be granted for development which shows a high 
standard of design and which respects the character and appearance of an 
area and uses materials appropriate to the site and surroundings. Paragraph 
127 of the NPPF states that decisions should ensure that developments are 
visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping. 

10.9. Davenant Road comprises a range of different dwelling types.  A number of 
objections refer to the loss of the existing dwelling due to its appearance and 
contribution to the street scene, as well as the incongruous nature of the new 
development. 

10.10. The existing dwelling is built in an arts and crafts design and is a positive 
contribution to the street scene.  Notwithstanding this, there are a variety of 
dwellings in the road which benefit from varying designs.  There have also 
been a number of properties which have been redeveloped to accommodate 
additional dwellings on their plots. 

194



10.11. Officers are of the opinion that the loss of a single dwelling of this type would 
not have an unacceptable impact on the street scene or the general character 
and appearance of the area as there are other examples of properties of this 
type still remaining on the street.  Furthermore the dwelling is not listed and 
would not require planning permission for its demolition. This is an important 
fallback position that needs to be considered when determining an application 
for the redevelopment of the site. 

10.12. The semi-detached dwellings would have a more modern appearance with the 
inclusion of flat roofed dormers as well as square bay windows.  The height of 
the dwellings would also be raised and would therefore be more prominent 
than the existing dwelling in the street scene.  A number of developments of 
this nature have taken place in Davenant Road and in the surrounding roads 
and this is representative of the way that this part of the City has developed in 
more recent times with a view to providing additional houses on previously 
generous sites. Whilst some of the contemporary elements that are proposed 
would be uncharacteristic features when compared to the existing dwelling 
they would not be uncharacteristic as a whole in the context of the wider site 
and its environs (expanses of flat roofs can be found in the area and in many 
cases can be developed without the need for planning permission on the basis 
of permitted development, for example box dormers). Similar infill 
developments can be found elsewhere in the area and it is argued that the 
development is not out of character and would make an acceptable 
contribution to the streetscene whilst also providing a net increase in 
residential units. 

10.13. The dwellings would feature deep spans and would have significant footprints 
but given their position these elements would not be highly visible from the 
street scene.  Amended plans have been provided showing a reduction in the 
footprint of the dwelling to address neighbouring concerns.  Officers are of the 
opinion that this reduction would allow the dwellings to sit comfortably within 
the pattern of development in the road and would allow the scale of 
development proposed to be acceptable.  The dwellings would benefit from 
side accesses and large rear gardens allowing for good circulation space 
around the properties.  It is considered that the sensible layout of the site and 
the carefully considered design approach mean that the proposals would not 
represent an overdevelopment of the site. 

10.14. The dwellings would feature a gabled frontage which would reflect the gables 
that can be seen in the wider street scene.  The bay windows would help 
break up the massing and add visual interest to the front elevation.  The 
dormers proposed would be modest in scale and would be located in a logical 
position in the roof allowing them to be read as subservient additions.  The 
overall height of the dwellings would be higher than the existing dwelling but 
only marginally and given that there is no prevailing design in the road, the 
additional height would not be considered incongruous.   

10.15. Solar panels are proposed to be sited on the roof and would sit above the 
roofline.  Given the position of the panels and the roof design, it is not 
considered likely that the panels would be overly visible from nearby 
properties and whilst not ideal due to their prominence, there are examples of 
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this arrangement of solar panels on other properties in the neighbouring 
roads. Officers have visited those examples and do not consider that they give 
rise to a harmful impact in the streetscene. 

10.16. To the rear of the site garden office buildings are proposed to each dwelling.  
These would be located against the rear boundary and would have an overall 
height of 2.6m and would feature a flat roof.  The scale of the office buildings 
would be proportionate for their intended use and would still allow for the 
garden to provide adequate amenity space.  The office buildings would be 
timber clad which would allow them to be read as secondary buildings within 
the site. These buildings would not be uncharacteristic for a backland plot and 
a similar scale and type of building could be erected in the back garden of the 
existing dwelling on the basis of permitted development. On this basis, officers 
regard this aspect of the proposals to be acceptable in design terms. 

10.17. A condition will be added requiring samples of the materials proposed to the 
external elevation of the dwellings to be agreed, to ensure they form a visually 
appropriate relationship with the neighbouring properties and the overall 
appearance of the area. 

10.18. The application seeks to open up the frontage to provide parking for the 
properties. Whilst it is unfortunate for the frontage to incorporate this scale of 
hard landscaping for parking, there are a number of examples of this layout in 
the vicinity and it would not be considered inappropriate or out of keeping in 
this location.  

10.19. On the basis of the above officers conclude that the proposal would be in 
keeping with the surrounding pattern of development and the design of the 
dwellings would form a visually appropriate relationship with the site and wider 
area.  The loss of the existing dwelling would not have an unacceptable 
impact on the character and appearance of the area and the development 
would not be an overdevelopment of the site.  Given this the design is 
considered acceptable and complies with the Council’s planning policies 
relating to high quality design as required by Policies CP1, CP8 and CP10 of 
the Oxford Local Plan 2001-2016, Policy CS18 of the Core Strategy (2011), 
Policy HP9 of the Sites and Housing Plan (2013) and Paragraph 127 of the 
NPPF. 

iii. Residential amenity and impact on neighbouring amenity 

Residential amenity 

10.20. Policy HP12 of the Sites and Housing Plan and H15 of the emerging Local 
Plan states that planning permission will only be granted for new dwellings 
that provide good quality living accommodation. Oxford City Council’s 
Technical Advice Note 1A: Space Standards for Residential Development.  
The proposed dwellings comply with the requirements of the space standard 
and officers are satisfied that they would allow for sufficient internal space for 
any future occupiers. 
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10.21. Policy HP13 of the Sites and Housing Plan and Policy H16 of the emerging 
Local Plan refers to outdoor space. It states that planning permission will only 
be granted for new dwellings that have direct and convenient access to an 
area of private open space as well as detailing a number of other 
requirements. The proposal allows for the dwellings to access a private 
garden. The size of the garden is considered appropriate for the scale of the 
dwellings and would be in keeping with those of the neighbouring properties. It 
is therefore considered that the proposal would provide adequate outside 
space for any future occupiers in accordance with Policy HP13. 

Impact on residential amenity 

10.22. Policy CP1 and CP10 of the Oxford Local Plan, Policy HP14 of the Sites and 
Housing Plan and Policy H14 of the Emerging Plan refer to safeguarding 
neighbouring amenity.  Policy HP14 states that planning permission will only 
be granted for new residential development that provides reasonable privacy 
and daylight for the occupants of both existing and new homes.   

10.23. A number of objections refer to the impact of the development on 
neighbouring amenity, specifically with regard to being overbearing and the 
impact on the light available to the neighbouring properties. 

10.24. To the west of the site lies 28 Davenant Road and to the east 24 Davenant 
Road.  Appendix 7 of the Sites and Housing Plan sets out further information 
with regard to the 45/25 degree guidance.  At ground floor level the 
development would not contravene the 45 degree guidance with regard to 
number 28 but would obstruct the line from no.24 Davenant Road.  When the 
25 degree line is applied the development would comply.  At first floor level 
the development would comply with the 45/25 degree guidance when applied 
from both neighbouring properties, this would also be the case when applied 
to the second floor plan.   

10.25. No. 24 Davenant Road does not benefit from any habitable room facing the 
side elevation of the development site.  No. 28 benefits from side windows 
facing on to the development site. When the 45 degree line is applied to this 
window the development would comply.  

10.26. The development would therefore comply with the 45/25 degree guidance and 
officers are satisfied that the development would not have an unacceptable 
impact on the light available to the neighbouring windows. 

10.27. The development would be set in from the boundaries but would be relatively 
close to the neighbouring properties.  The position of the existing dwelling 
would impact the views available from the site window at no.28 and therefore 
the new development is not considered to be more harmful with regard to the 
impact on the outlook from the side window.  Given the position of the dwelling 
and the rear gables being inset, the view from the neighbouring properties 
would be changed but the outlook is not considered to be materially adversely 
impacted by the development and as a result the proposed development 
would not be considered to be unduly overbearing. 
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10.28. The side windows located on the development are proposed to be obscurely 
glazed so not to create unacceptable levels of overlooking from the side of the 
properties.  To the rear, the amended plans now propose additional obscure 
glazing at first floor level to reduce the level of perceived overlooking from the 
rear windows.  The site is located within a built up residential area where there 
is always the opportunity for mutual overlooking from rear and front windows 
due to the proximity of the dwellings and the overall layout.  The development 
would provide windows in a standard format at the front and rear which would 
not be uncommon in a residential area.  The dwellings would be separated by 
a road from the properties to the front, and given that the front of properties 
benefit from a lower level of amenity due to their public position on the street 
scene, the development is not considered to give rise to unacceptable levels 
of overlooking to the properties located opposite.   The proposal is therefore 
not considered to give rise to unacceptable levels of overlooking or loss of 
privacy. 

10.29. The properties located in Blandford Avenue to the rear of the site would be 
located more than 21m away and therefore the development would not give 
rise to unacceptable levels of overlooking, loss of privacy or be overbearing.  
The offices to the rear would mostly be screened by the boundary fence and 
given the modest height of the building would not have an unacceptable 
impact on neighbouring amenity. 

10.30. The issue of light pollution has also been raised through the public 
consultation on this application.  The development would involve an additional 
residential dwelling.  The additional light that would be produced from an 
additional dwelling is not considered to be so harmful to justify a refusal of 
planning permission. In addition the site is located in a residential area where 
light from properties such as those proposed would not be considered out of 
keeping in an urban area. 

10.31. Officers therefore consider that the development would be acceptable with 
regard to impact on neighbouring amenity and specifically meets the 
requirements of Policy CP1 and CP10 of the Oxford Local Plan 2001-2016, 
Policy HP14 of the Sites and Housing Plan (2013) and Policy H14 of the 
Emerging Local Plan (2036). 

iv. Highways  

10.32. The site is located in a sustainable location in close proximity to a number of 
bus stops.  The application site also lies within one mile of the shops in 
Summertown and one and half miles from Oxford Parkway Railway Station. 
As a result, this is considered to be a highly sustainable location for 
development where there is good access to local shops, service and public 
transport. The application seeks to provide two car parking spaces per 
dwelling to be located to the front.  This would be achieved by extending the 
dropped kerb to the front. 

10.33. A number of the objections refer to the use of the frontage for parking and the 
increase in traffic and traffic associated with the construction of the approved 
development. 
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10.34. Oxfordshire County Council in their role as Local Highway Authority has been 
consulted on the application and raise no objection.  The scheme would 
comply with the parking standard and would be located in a sustainable 
location within a controlled parking zone.  In order to ensure that the 
development would not increase parking pressure on the road the site is 
recommended to be excluded from the eligibility for resident parking permits 
through an appropriately worded condition. 

10.35. The issue of construction traffic has been raised as part of the objections.  
Davenant Road is located between Woodstock and Banbury Road which are 
sensitive to traffic increases, particularly at peak times.  The imposition of a 
condition requiring a construction management plan is therefore considered 
justified to ensure that the development does not have an adverse impact on 
the wider highway network.   

10.36. The development would incorporate cycle parking to the rear of the site.  The 
site is large enough to accommodate a covered cycle store for the storage of 
three bicycles in line with Policy HP15 and therefore a condition is 
recommended to require details of the cycle store to be provided prior to the 
dwellings being occupied. 

v. Biodiversity and trees 

10.37. Policy CS12 of the Oxford Core Strategy requires that development will not be 
permitted where it results in a net loss of sites and species of ecological value.  
Where there is opportunity, development will be expected to enhance Oxford’s 
biodiversity. 

10.38. A Bat survey report was submitted with the application.  As well as a desk 
survey a preliminary bat survey as well as a dusk and dawn survey was 
carried out on the site.  No bats were found inside or outside of the main 
house or the existing outbuilding although there are a number of features 
potentially suitable for use by roosting bats.  As part of the dusk and dawn re-
entry surveys a number of bats were seen in the area none of which were 
observed going to roost. 

10.39. In light of this 26 Davenant Road was assessed as having moderate potential 
to host a bat roost.  Given this, is it is considered that ecological 
enhancements should be introduced in to the site and therefore a condition 
will be included requiring the development to achieve a net gain in biodiversity 
in accordance with Policy CS12 of the Oxford Core Strategy. 

10.40. The application site contains a number of trees and objections have been 
raised with regard to securing their future.  Additional information was 
provided detailing the construction plan for the driveway in order to minimise 
the impact on the tree to the front as well as details relating to the construction 
for the office buildings to the rear.  The information has been considered and 
along with conditions, it is considered that the development can be carried out 
without damaging the trees.  The application is therefore considered 
acceptable with regard to the impact on trees in line with policies  CP1,CP11, 
NE15 and NE16 of the Oxford Local Plan    
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vi. Flooding and drainage 

10.41. The site is within Flood Zone 1 and is deemed to be at a low risk of surface 
water flooding.  A condition will be including requiring a surface water drainage 
scheme to be provided.  Subject to the provision of a satisfactory scheme as 
required by condition, it is considered that the development would comply with 
the requirements of Policies CS11 of the Oxford Core Strategy. 

vii. Sustainability 

10.42. Policy CS9 of the Core Strategy requires that all developments should seek to 
minimise their carbon emissions. Proposals for development are expected to 
demonstrate how sustainable design and construction methods will be 
incorporated. 

10.43. The scheme will incorporate solar panels on the roof, electric charging points 
and will the scheme has been designed to conform to, and where possible 
exceed current thermal standards set out in Part L1A of the Building 
Regulations.  The proposal is therefore considered to comply with policy CS9. 

11.  CONCLUSION 

11.1. On the basis of the matters discussed in the report, officers would make 
members aware that the starting point for the determination of this application 
is in accordance with Section 38 (6) of the Planning and Compulsory 
Purchase Act 2004 which makes clear that proposals should be assessed in 
accordance with the development plan unless material considerations indicate 
otherwise. 

11.2. In the context of all proposals Paragraph 11 of the NPPF requires that 
planning decisions apply a presumption in favour of sustainable development, 
this means approving development that accord with an up-to-date 
development plan without delay; or where there are no relevant development 
plan policies, or the policies which are most important for determining the 
application are out-of-date, granting permission unless: the application of 
policies in this Framework that protect areas or assets of particular importance 
provides a clear reason for refusing the development proposed;  any adverse 
impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a 
whole.  

Compliance with Development Plan Policies 

11.3. Therefore in conclusion it is necessary to consider the degree to which the 
proposal complies with the policies of the development plan as a whole and 
whether there are any material considerations, such as the NPPF, which is 
inconsistent with the result of the application of the development plan as a 
whole. 

11.4. The proposal is considered to comply with the development plan as a whole.   
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Material considerations 

11.5. The principal material considerations which arise are addressed below, and 
follow the analysis set out in earlier sections of this report. 

11.6. Officers consider that the proposal would accord with the overall aims and 
objectives of the NPPF for the reasons set out within the report. Therefore in 
such circumstances, paragraph 11 is clear that planning permission should be 
approved without delay. This is a significant material consideration in favour of 
the proposal. 

11.7. The proposal seeks to provide new residential development in a highly 
sustainable location, the proposal will not have an unacceptable impact on 
neighbouring amenity, highway safety or the character and appearance of the 
area.  The proposal will allow for sufficient car and cycle parking and will 
provide biodiversity enhancements.  

11.8. Therefore it is recommended that the Committee resolve to grant planning 
permission for the development proposed subject to the conditions set out in 
section 12 of this report. 

12. CONDITIONS 

 
1 The development to which this permission relates must be begun not later 

than the expiration of three years from the date of this permission. 
  
 Reason: In accordance with Section 91(1) of the Town and Country Planning 

Act 1990 as amended by the Planning Compulsory Purchase Act 2004. 
 
 2 The development permitted shall be constructed in complete accordance with 

the specifications in the application and approved plans listed below, unless 
otherwise agreed in writing by the local planning authority. 

  
 Reason: To avoid doubt and to ensure an acceptable development as 

indicated on the submitted drawings in accordance with policy CP1 of the 
Oxford Local Plan 2001-2016. 

 
 3 Samples of the exterior materials to be used shall be made available to view 

on site, and shall be approved in writing by, the Local Planning Authority 
before any above ground work on the site begins.  Only the approved 
materials shall be used. 

  
 Reason: In the interests of visual amenity in accordance with policies CP1 and 

CP8 of the Adopted Oxford Local Plan 2001-2016. 
 
 4 Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 2015, (or any Order revoking or enacting that 
Order), no structure including additions to the dwelling as defined in Classes A 
and B of Schedule 2, Part 1 of the Order shall be erected or undertaken 
without the prior written consent of the local planning authority. 
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 Reason: The local planning authority considers that even minor changes in 

the design or enlargement of the development should be the subject of further 
consideration in order to safeguard the appearance of the area in accordance 
with policies CP1 and CP8 of the Oxford Local Plan 2001 - 2016 and policies 
HP9 of the Sites and Housing Plan. 

 
 5 Prior to the occupation of the development, a detailed scheme showing the 

design of a secure, covered cycle store for the storage of at least three pedal 
cycles shall be submitted to and approved in writing by the Local Planning 
Authority.  

  
 Reason: To ensure that the development provides adequate cycle parking as 

required by Policy HP15 of the Sites and Housing Plan 2011-2026 and to 
promote recycling  in accordance with policies CP1 and CP10 of the Oxford 
Local Plan 2001-2016. 

 
 6 Notwithstanding the Town and Country Planning (General Permitted 

Development) Order (2015) (as amended) the upper floor side windows that 
are shown on the approved plans to be obscure glazed shall remain obscure 
glazed unless agreed otherwise in writing by the Local Planning Authority. 

  
 Reason: To ensure that the development does not have an adverse impact on 

the amenity of neighbouring occupiers as required by Policy HP14 of the Sites 
and Housing Plan (2013). 

 
 7 The development hereby permitted shall not be occupied until the Order 

governing parking at Davenant Road has been varied by the Oxfordshire 
County Council as highway authority to exclude the site, subject to this 
permission, from eligibility for resident's parking permits unless otherwise 
agreed in writing by the Local Planning Authority. 

  
 Reason: To ensure that the development does not generate a level of 

vehicular parking which would be prejudicial to highway safety, or cause 
parking stress in the immediate locality, in accordance with policies CP1, CP6, 
CP10 and TR13 of the Adopted Oxford Local Plan 2001-2016. 

 
 8 A Construction Traffic Management Plan should be submitted to the Local 

Planning Authority and 
 agreed prior to commencement of works. This should identify; 
  The routing of construction vehicles, 
  Access arrangements for construction vehicles, 
  Details of times for construction traffic and delivery vehicles, which must be 

outside network peak 
 and school peak hours (to minimise the impact on the surrounding highway 

network) 
  
 Reason: In the interests of highway safety and to mitigate the impact of 

construction vehicles on the surrounding network, road infrastructure and local 
residents, particularly at peak traffic times in accordance with policy CP1, 
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CP19, CP21 and TR2 of the Adopted Oxford Local Plan 2001-2016. 
 
 9 Prior to below ground work starting on site, plans, calculations and drainage 

details to show how surface water will be dealt with on-site through the use of 
sustainable drainage methods (SuDS) shall be submitted to and approved in 
writing by the Local Planning Authority (LPA). The plans, calculations and 
drainage details will be required to be completed by a suitably qualified and 
experienced person in the field of hydrology and hydraulics. 

  
 The plans, calculations and drainage details submitted shall demonstrate that; 

 I. The drainage system is to be designed to control surface water runoff for all 
rainfall up to a 1 in 100 year storm event with a 40% allowance for climate 
change. 

 II. The rate at which surface water is discharged from the site may vary with 
the severity of the storm event but must not exceed the greenfield runoff rate 
for a given storm event. 

 III. Excess surface water runoff must be stored on site and released to 
receiving system at greenfield runoff rates. 

 IV. Where sites have been previously developed, discharge rates should be at 
greenfield rates. 

  
 Any proposal which relies on Infiltration will need to be based on on-site 

infiltration testing in accordance with BRE365 or alternative suitable 
methodology, details of which are to be submitted to and approved by the 
LPA. Consultation and agreement should also be sought with the sewerage 
undertaker where required. 

  
 A SuDS maintenance plan shall also be submitted and approved by the LPA. 

The Sustainable Drainage (SuDS) Maintenance Plan will be required to be 
completed by a suitably qualified and experienced person in the field of 
hydrology and hydraulics. The SuDs maintenance plan will be required to 
provide details of the frequency and types of maintenance for each individual 
sustainable drainage structure proposed and ensure the sustainable drainage 
system will continue to function safely and effectively in perpetuity. 

  
 Reason: To ensure compliance with Oxford Core Strategy Policy CS11 
 
10 No development shall take place until details of the location of all underground 

services and soakaways have been submitted to and approved in writing by 
the Local Planning Authority.  The location of underground services and 
soakaways shall take account of the need to avoid excavation within  the Root 
Protection Areas of retained trees as defined in the current British Standard 
5837 "Trees in Relation to Design, Demolition and Construction - 
Recommendations". Works shall only be carried out in accordance with the 
approved details unless otherwise agreed in writing beforehand by the local 
planning authority. 

  
 Reason: To avoid damage to the roots of retained trees in accordance with 

policies CP1, CP11, NE15 and NE16 of the Oxford Local Plan 2001-2016 and 
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CS12 of the Oxford Core Strategy 2011-2026. 
 
11 No development, including demolition and enabling works, shall take place 

until a detailed statement (the Arboricultural Method Statement (AMS)) has 
been submitted to and approved in writing by the Local Planning Authority. 
The AMS shall detail any access pruning proposals, and shall set out the 
methods of any workings or other forms of ingress into the Root Protection 
Areas (RPAs) (specifically: the construction of the approved front parking and 
cross-over design, Dwg 19-129/10 Rev A) or Construction Exclusion Zones 
(CEZs) of retained trees (including off site lime street tree). Such details shall 
take account of the need to avoid damage to the branches, stems and roots of 
retained trees, through impacts, excavations, ground skimming, vehicle 
compaction and chemical spillages including lime and cement. The 
development shall be carried out in strict accordance with of the approved 
AMS unless otherwise agreed in writing beforehand by the Local Planning 
Authority. 

  
 Reason: To protect retained trees during construction in accordance with 

policies CP1,CP11, NE15 and NE16 of the Oxford Local Plan 2001-2016 and 
CS12 of the Oxford Core Strategy 2011-2026. 

 
12 Prior to the commencement of development, a scheme of ecological 

enhancements shall be submitted to, and approved in writing by, the Local 
Planning Authority to ensure an overall net gain in biodiversity will be 
achieved. The scheme will include details of landscape planting of known 
benefit to wildlife, including nectar resources for invertebrates. Details shall be 
provided of artificial roost features, including bird and bat boxes along with a 
minimum of two dedicated swift boxes. 

 
Reason: To comply with the requirements of the National Planning Policy 
Framework, the Conservation of Habitats and Species Regulations 2017, 
Wildlife and Countryside Act 1981 (as amended) and Policy CS12 of the 
Oxford Core Strategy 2026. 

 
INFORMATIVES: 
 
 1 The development hereby permitted is liable to pay the Community 

Infrastructure Levy. The Liability Notice issued by Oxford City Council will 
state the current chargeable amount.  A revised Liability Notice will be issued 
if this amount changes.  Anyone can formally assume liability to pay, but if no 
one does so then liability will rest with the landowner.  There are certain legal 
requirements that must be complied with.  For instance, whoever will pay the 
levy must submit an Assumption of Liability form and a Commencement 
Notice to Oxford City Council prior to commencement of development.  For 
more information see: www.oxford.gov.uk/CIL 

 
 2 If unexpected contamination is found to be present on the application site, an 

appropriate specialist company and Oxford City Council should be informed 
and an investigation undertaken to determine the nature and extent of the 
contamination and any need for remediation. If topsoil material is imported to 
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the site the developer should obtain certification from the topsoil provider to 
ensure that the material is appropriate for the proposed end use. 

  
 Please note that the responsibility to properly address contaminated land 

issues, irrespective of any involvement by this Authority, lies with the 
owner/developer of the site. 

 
3 Removal of any building or vegetation shall be undertaken outside of the bird 

nesting season (March to August inclusive). If this is not possible, then a 
suitability qualified ecologist shall check the areas concerned immediately 
prior to the commencement of clearance works to ensure no nesting or nest-
building birds are present. If any nesting activity is confirmed, no clearance will 
be permitted within the area until the birds have fledged and the nest is 
considered inactive. 

 

13. APPENDICES 

 Appendix 1 – Site location plan 

 Appendix 2 – Proposed site plan 

 

14. HUMAN RIGHTS ACT 1998 

14.1. Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to approve this application. They consider that the 
interference with the human rights of the applicant under Article 8/Article 1 of 
Protocol 1 is justifiable and proportionate for the protection of the rights and 
freedom of others or the control of his/her property in this way is in accordance 
with the general interest. 

15. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

15.1. Officers have considered, with due regard, the likely effect of the proposal on 
the need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998. In 
reaching a recommendation to grant planning permission, officers consider that 
the proposal will not undermine crime prevention or the promotion of community. 

205



This page is intentionally left blank


	7 19/01418/FUL: 26 Davenant Road, Oxford, OX2 8BX

